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roads that create few vantage points along Bohemian Highway. Grading will be limited and entirely 
within the 900 square foot lease area. Due to the dense, mature vegetation, site elevation and 
topography the project would not pose any significant visual impact. Provision of a telecommunications 
tower in this site will help to close gaps in wireless service for both people in transit or indoors.   
 

2. The proposed project is consistent with the requirements for siting a telecommunications tower within 
the RRD (Resources and Rural Development) zoning designation, because the proposal has 
demonstrated through an alternatives site analysis which meets the requirements of Section 
26.88.130(a)(3)(xiv) that there is no other technically feasible method of providing the needed service. 
The applicant has prepared a visual analysis utilizing photo simulations as required by Section 26-88-130 
subsection (b)(1)(iii), which identifies the potential visual impacts at design capacity of the proposed 
facility and demonstrates that screening, siting and design as described above will result in acceptable 
visual impacts for the project. 

 
3. The proposed project is consistent with the requirements for siting a telecommunications tower with an 

SR (Scenic Resources) zoning designation because the proposal has presented a visual analysis that 
meets the requirements of Section 26-64-040(c), based on the facts stated in findings 1 and 2 above, 
and an alternatives analysis that meets the requirements of Section 26-88-130(a)(3)(xiv). 

 
4. The project is consistent with Section 26-88-130 (Telecommunication Facilities) of the Zoning Code in 

that the faux pine tree design minimizes visual impacts and is compatible with the neighborhood and 
character of the area because it utilizes the vegetation and topography of the site to blend the facility 
with the surrounding environment.    
 

5. The project as conditioned will not be detrimental to the health, safety, peace, comfort and general 
welfare of persons residing or working in the neighborhood, nor be detrimental or injurious to property 
and improvements in the neighborhood or the general welfare of the area:  
a) The antennas on the monopine cell tower will not exceed 135 feet in height;  
b) The facility will operate without disruption and enhance public safety by providing improved 

telecommunications service, including during times of power outages;  
c) Exterior lighting will be motion-sensored, low-mounted, downward casting and fully shielded to 

prevent glare. Lighting will not wash out structures or any portions of the site. Light fixtures will not 
be located at the periphery of the property and will not spill over onto adjacent properties or into 
the night sky. Flood lights are not permitted.  Additionally, lighting plans will be designed to meet 
the Lighting Zone (LZ1 for dark areas, LZ2 for rural, LZ3 for urban) standards from Title 24, effective 
October 2005; 

d) The facility will operate below the maximum allowed exterior noise exposures of 50 dBA during 
daytime hours and 45 dBA during nighttime hours; 

e) The facility will be operated in compliance with the most current standard governing the limitation 
of human exposure to nonionizing electromagnetic radiation (NIER) used by the Federal 
Communications Commission applicable to the facility; 

f)  The entire facility, including all equipment, towers, antennas, etc., must be removed and the site 
restored to its pre-construction condition or other authorized use on abandonment or termination 
of the use; 

g) The applicant’s Federal Communications Commission license requirements require the applicant to 
mitigate any interference with local television or radio reception caused by the facility; 
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h) The facility must provide adequate warning of potential hazards as well as location and operator 
identification and a telephone number for public contact. 

ATTACHMENTS 

Exhibit A: Draft Conditions of Approval  

Exhibit B: Land Use Maps 

Exhibit C: Site Plan 

Exhibit D: Photo Simulations  

Exhibit E: Coverage Predictions & Alternatives Site Analysis 

Exhibit F: Noise Study prepared by Waterford Consultants dated October 15, 2019 

Exhibit G: Biologic Resource Assessment prepared by Geist Engineering & Environmental Group, Inc. dated  
     November, 2019 

Exhibit H: Sonoma County Visual Assessment Guidelines  

EXHIBIT I: Design Review Committee Record of Action, March 4, 2020 

Exhibit J: Draft Resolution  
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SONOMA COUNTY BOARD OF ZONING ADJUSTMENTS 
 

EXHIBIT A 
 

 Final Conditions of Approval 
 

Date:  July 9, 2020              File No.: UPE19-0062 
Site Address:   5651 Bohemian Highway, Camp Meeker  APN:  075-030-011 
Applicant:  Ashley Smith, Epic Wireless Group, dba AT&T Mobility    
Landowner: Elizabeth Blanchard Hanlein Trust, et al.    
 
Project Description:  Request for a Use Permit for a Major Freestanding Commercial 
Telecommunications Facility, including a 135-foot high faux tree monopole (mono-pine), 
associated ground equipment cabinet, and a 30KW generator, 190 gallon diesel fuel tank for 
the purpose of backup emergency power, located within a 900 square foot lease area, enclosed 
by a six foot fence located on a 311 acre parcel.   ________________ 
 
Prior to issuance of a Building Permit, evidence must be submitted to the file that all of the 
following conditions have been met. 
 
FEES:  
 

1. Planning Condition Compliance Fee: At the time of submitting a building permit 
application, the applicant/operator shall submit a Condition Compliance Review fee 
deposit to Permit Sonoma, with the appropriate amount to be determined consistent 
with the ordinance in effect at the time.  In addition, the applicant/operator shall be 
responsible for payment of any additional compliance review fees that exceed the initial 
deposit (based upon hours of staff time worked) prior to final inspection being granted. 

 
2. This “At Cost” entitlement is not vested until all permit processing costs and 

development fees are paid in full.  Additionally, no grading or building permits shall be 
issued until all permit processing costs and development fees are paid in full. 
 

PLANNING:  
"Compliance with the conditions below have been verified " BY____________ DATE ____ 
Contact Permit Sonoma Planning at (707) 565-2397 
 

3. Type and Use:  This Use Permit allows for a Major Freestanding Commercial 
Telecommunication Facility, including a 135-foot high monopole in the form of a faux 
tree monopine, associated ground equipment, and a 30KW generator and a 190 gallon 
diesel fuel tank for the purpose of a backup emergency power. Associated project 
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equipment is located within a 900 square foot fenced lease area, to be enclosed by a six 
foot fence.  

 
4. File Materials:  This approval is based on the application initially submitted on August 

30, 2019 and other materials submitted thereafter, including but not limited to, revised 
studies, visual assessment, alternatives analysis and proposal statement submitted on 
December 2, 2019 and revised plans submitted in January 2020.    
 

5. Site Condition: The faux characteristics of the tower shall be maintained in good 
condition, and replaced as needed to maintain high quality visual appearance, including 
monitoring and replacing branches or leaves as they are damaged by sun and weather 
to ensure a continued realistic look.   
 

6. Grading/Building Permits: The applicant/operator shall include these Conditions of 
Approval on separate sheets of plan sets to be submitted for building and grading 
permit applications.  All building and/or grading permits shall have the following note 
printed on plan sheets:  

 
a. ‘’In the event that archaeological resources, such as pottery, arrowheads, midden or 

culturally-modified soil deposits are discovered at any time during grading, scraping 
or excavation within the property, all work shall be halted in the vicinity of the find 
and County Permit Sonoma - Project Review staff shall be notified and a qualified 
archaeologist shall be contacted immediately to make an evaluation of the find and 
report to Permit Sonoma.  Permit Sonoma staff may consult and/or notify the 
appropriate Tribal Representative from Tribes known to Permit Sonoma to have 
interests in the area.  Artifacts associated with prehistoric sites include humanly 
modified stone, shell, bone or other cultural materials, such as charcoal, ash and 
burned rock indicative of food procurement or processing activities.  Prehistoric 
domestic resources include hearths, firepits, or house floor depressions, whereas 
typical mortuary resources are represented by human skeletal remains. Historic 
artifacts potentially include all by-products of human land use greater than fifty (50) 
years of age, including trash pits older than fifty (50) years of age.  When contacted, a 
member of Permit Sonoma Project Review staff and the archaeologist shall visit the 
site to determine the extent of the resources and to develop and coordinate proper 
protection/mitigation measures required for the discovery.  Permit Sonoma may 
refer the mitigation/protection plan to the designated Tribal Representatives for 
review and comment.  No work shall commence until a protection/mitigation plan is 
reviewed and approved by Permit Sonoma - Project Review staff.  Mitigations may 
include avoidance, removal, preservation and/or recordation in accordance with 
California law.  Archeological evaluation and mitigation shall be at the applicant’s sole 
expense. 
 

b. If human remains are encountered, all work must stop in the immediate vicinity of 
the discovered remains and Permit Sonoma staff, the County Coroner and a qualified 
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archaeologist must be notified immediately so that an evaluation can be performed.  
If the remains are deemed to be Native American, the Native American Heritage 
Commission must be contacted by the Coroner so that a “Most Likely Descendant” 
can be designated and the appropriate provisions of the California Government Code 
and California Public Resources Code will be followed.”  

 
c. Building/grading permits shall not be approved for issuance by Project Review staff 

until the above notes are printed on the building, grading and improvement plans. 
 

7. Radiofrequency Monitoring: No later than 60 days after replacement and/or 
modification of any equipment that increases output and/or radiated energy, the 
applicant/operator shall hire a third-party firm to conduct an independent Radio 
Frequency (RF) monitoring report to verify that the facility is operating within Federal 
standards. The monitoring report shall measure radiation at the property line at a point 
on a direct line between the monopole and the nearest residential structure. The final 
monitoring report shall be provided to Permit Sonoma Project Review staff for their 
review. If it is determined that the site is out of compliance with the Federal 
Communications Commission (FCC) regulations for human exposure to RF 
electromagnetic fields, the applicant/operator will be required to bring the cell site into 
compliance within fifteen days. On the fifteenth day, a follow-up monitoring visit shall 
be conducted by the third-party firm to confirm the site has come into compliance with 
FCC regulations. If compliance with FCC regulations is not achieved, the Use Permit shall 
be subject to revocation. 
 

8. Nesting Birds: A pre-construction survey for nesting birds shall be conducted 14 days prior 
to the start of construction by a qualified biologist. The Project Applicant shall provide a 
minimum of 7 day notice prior to the pre-construction survey to the Project Planner  
 

9. Lighting: Exterior lighting shall be low-mounted, downward-casting and fully shielded to 
prevent glare.  Lighting shall not wash out structures or any portions of the site.   Light 
fixtures shall not be located at the periphery of the property and shall not spill over onto 
adjacent properties or into the night sky.  Flood lights are not permitted. All parking lot 
and street lights shall have full cut-off fixtures.  Lighting shall shut of automatically after 
closing and security lighting shall be motion sensor activated. 
 

10. Trash, Litter, and Graffiti:  
a. The applicant/operator shall remove all graffiti from the premises under the 

control of the operator within 72 hours of discovery of its application. 
b. A phone number shall be posted for the public to report graffiti to the 

applicant/operator. 
c. Following assembly and installation of the facility, all waste and debris shall be 

removed and disposed of in a lawful manner. 
d. Within the subject site, the premises under the control of the applicant/operator 

is to be maintained free of litter at all times. 
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11. Reception Interference:  The applicant/operator of any facility that causes interference 
with local television or radio reception shall be responsible for mitigation of such 
interference in accordance with the applicant’s/operator’s applicable FCC license 
requirements. 
 

12. Facility Decommissioning: Upon abandonment or termination, the entire facility, 
including all equipment, towers, antennas, etc., shall be removed and the site restored 
to its pre-construction condition or other authorized use.   
 

13. Access Driveway: Prior to Building Permit application, the applicant/operator shall 
demonstrate that they have rights to access the subject leased area and construct the 
access driveway with formalized documentation such as an access and utility easement.   
 

14. Accidental Discovery:  All activities must cease if Tribal cultural resources are uncovered 
during construction. Immediately upon discovery, the applicant/operator must contact 
the appropriate Federal Agency, Permit Sonoma, and the Tribe. The applicant/operator 
must work with an archaeologist meeting the Secretary of Interior qualifications to 
isolate the area of discovery and protect the cultural resources     

 
15. Conformance with Statutes:  This use shall be constructed, maintained, and operated in 

conformance with all applicable County and State statutes, ordinances, rules, and 
regulations.  A violation of any applicable statute, ordinance, rule, or regulation shall be 
considered a violation of the Use Permit, making it subject to revocation or 
modification.  
 

16. Other Telecommunication Users:  The facility operator and property owner shall 
endeavor to make available any unutilized space for future co-located or multiple-user 
telecommunication facilities, including space for those entities providing similar, 
competing services. 

 
BUILDING: 
"Compliance with the conditions below have been verified " BY____________ DATE ____ 
Contact Building Plan Check at 707-565-2095. 
 

17. The applicant/operator shall apply for and obtain building-related permits from Permit 
Sonoma for new structures. The necessary applications appear to include, but may not 
be limited to, building permit(s).  Construction inspections shall have occurred and the 
building permit(s) finalized prior to occupancy of new or remodeled structure(s). 

 
18. Any structures to be constructed as part of the required grading, such as retaining or 

sound walls, shall require separate building applications and permits. 
 

19. This project is located within the State Response Area. Materials shall meet or exceed 
requirements for construction within the wildland urban interface area. 
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20. The project shall be designed and constructed to comply with the Sonoma County Green 

Building Green Building Standards Code.  Plans shall show all required compliance 
elements. 

 
21. If any changes to plans, drawings, documents or specifications are required pursuant to 

any conditions herein specified occur, these changes shall be brought to the appropriate 
department for review and approval prior to any construction or improvements. These 
changes shall be reviewed by all departments involved in the initial approval of the 
subject plans, drawings, documents or specifications that are proposed for change. 

 
GRADING & STORM WATER:  
“Compliance with the conditions below have been verified” BY ___________  DATE  ________ 
Contact Permit Sonoma Grading & Storm Water at (707) 565-1691 
 

22. Grading and/or building permits require review and approval by the Grading & Storm 
Water Section of the Permit and Resource Management Department (Permit Sonoma) 
prior to issuance. Grading permit applications shall abide by all applicable standards and 
provisions of the Sonoma County Code and all other relevant laws and regulations. 

 
FIRE AND EMERGENCY SERVICES: 
"Compliance with the conditions below have been verified " BY____________ DATE ____ 
Contact Fire and Emergency Services at 707-565-2191. 
 

23. Prior to any construction, or changes in use of existing building or facilities, applicable 
Fire Code construction permits required by Chapter 1, Division II of the California Fire 
Code, as adopted and amended by Sonoma County Code, shall be obtained from the 
Sonoma County Fire and Emergency Services Department.  The applicant/operator shall 
demonstrate all existing use permit conditions are in compliance and recommend 
changes to address previously approved conditions set by the Fire Code Official. 

 
24. The applicant/operator shall provide evidence to Sonoma County Fire that the fire 

service features for buildings, structures and premises will comply with the California 
Fire Code, as adopted and amended by Sonoma County Code, including, but not limited 
to fire apparatus access roads; access to building openings and roofs; premises 
identification and road naming; gate access and key boxes; fire protection water 
supplies; and building features: 

a. Access roads: minimum emergency access is required to provide safe concurrent 
access for emergency fire equipment and civilian evacuation and shall allow 
unobstructed traffic circulation during a wildfire or other emergency. 

b. Premises Identification and Road Naming: Approved road names and signs, 
address numbers, building numbers or approved building identification placed in 
a position that is plainly legible and visible from the street or road shall be 
provided. 
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c. Gates: Where gates or similar barriers are installed across access roads, an 
approved lock shall be installed as required by the fire code official.  
 

25. The applicant/operator shall provide evidence to Sonoma County Fire that applicable 
Fire Code Operational Permits required by Chapter 1, Division II of the California Fire 
Code, as adopted and amended by Sonoma County Code, will be obtained from Sonoma 
County Fire or the local fire code official.  
 

26. Prior to any business operation, the applicant/operator shall provide evidence to 
Sonoma County Fire that the prevention, control and mitigation of dangerous conditions 
related to storage, dispensing, use and handling of hazardous materials will be in 
accordance with Chapter 50 of the California Fire Code, as adopted and amended by 
Sonoma County Code as follows: 

a. Provide CUPA Exemption form 
b. Provide CERS ID Number 
c. Contact Hazmat CUPA Division for inspection clearance 707-565-1152 
d. This is not required when the facility falls under exemptions allowed in code. 

 
27. The applicant/operator shall provide evidence to Sonoma County Fire that 

demonstrates compliance with Chapter 49 of the California Fire Code, as adopted and 
amended by Sonoma County Code. This condition may be met by obtaining County Fire 
approval of a fire protection plan prepared by a qualified individual.  

 
28. Due to the scope of this project a Fire Services Pre-Construction meeting or occupancy 

fire inspection is required at the applicant’s/operator’s cost with the local fire authority 
included.   This requirement can be waived by written approval by the fire code official. 
 

HEALTH (Permit Sonoma): 
"Compliance with the conditions below have been verified " BY____________ DATE ____ 
Contact Permit Sonoma Health at (707) 565-1924 
 
Operational Requirements: 
 
Septic: 

29. This is an unmanned facility with no water or sewage facilities.  Therefore, no occupancy 
at the site is allowed and site visits shall not exceed two hours.  
 

Noise: 
30. Noise shall be controlled in accordance with the standards set in the Noise Element of 

the Sonoma County General Plan, as measured at the exterior property line of any 
affected residential or sensitive land use:  

 
TABLE NE-2: Maximum Allowable Exterior Noise Exposures  
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Hourly Noise Metric1, dBA  
Daytime  

(7 a.m. to 10 p.m.)  

Nighttime (10 
p.m. to 7 a.m.)  

 

L50 (30 minutes in any hour)  50   45  

L25 (15 minutes in any hour)  55   50  

L08 (4 minutes 48 seconds in any 
hour)  

60   55  

L02 (72 seconds in any hour)  65   60  

       

1 The sound level exceeded n% of the time in any hour.  For example, the L50 is the value exceeded 50% of the time or 30 minutes in 
any hour; this is the median noise level.  The L02 is the sound level exceeded 72 seconds in any hour.   

 

 
Radioactivity, Electrical Disturbance or Electromagnetic Interference: 
 

31. No activities shall be permitted which emit dangerous radioactivity at any point, or 
electrical disturbance or electromagnetic interference adversely affecting the operation 
at any point of any equipment other than that of the creator of such disturbance. 

 
Radio Frequency Emissions: 
 

32. The facility shall be operated so that it shall not result in human exposure to radio 
frequency (RF) emissions in excess of the levels specified in the most current standard 
governing human exposure to radio frequency emissions utilized by the Federal 
Communications Commission (FCC) in its licensing decision for the applicable facility.  
The applicant/operator shall be responsible for demonstrating that the facility complies 
with this standard by providing a copy of an FCC-issued permit, license, or waiver, 
evidence that the FCC has categorically excluded this facility, or an engineered study 
demonstrating that the facility meets all applicable FCC requirements.   

 

GENERAL CONDITIONS: 

33. Any proposed modification, alteration, and/or expansion of the use authorized by this 
Use Permit shall require the prior review and approval of Permit Sonoma or the Board 
of Zoning Adjustments, as appropriate.  Such changes may require a new or modified 
Use Permit and additional environmental review, if warranted. 

 
34. The Director of Permit Sonoma is hereby authorized to modify these conditions for 

minor adjustments to respond to unforeseen field constraints, provided that the goals 
of these conditions can be safely achieved in some other manner.  The 
applicant/operator must submit a written request to Permit Sonoma demonstrating that 
the condition(s) is infeasible due to specific constraints (e.g., lack of property rights) and 
shall include a proposed alternative measure or option to meet the goal or purpose of 
the condition.  Permit Sonoma shall consult with affected departments and agencies 
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and may require an application for modification of the approved permit.  Changes to 
conditions that may be authorized by Permit Sonoma are limited to those items that are 
not adopted standards or were not adopted as mitigation measures or that were not at 
issue during the public hearing process.  Any modification of the permit conditions shall 
be documented with an approval letter from Permit Sonoma and shall not affect the 
original permit approval date or the term for expiration of the permit.  

35. This permit may be subject to suspension, revocation or modification by the Board of 
Zoning Adjustments if the Board finds: (a) there has been noncompliance with any of 
the conditions; (b) the circumstances under which the permit was granted have changed 
and the public health, safety and welfare require the suspension, revocation, or 
modification; (c) the permit was granted in whole or in part, on the basis of a 
misrepresentation or omission of a material statement by the Applicant/Business 
Owner/Operator; or (d) the use for which this permit is hereby granted constitutes a 
nuisance. Any such revocation shall be preceded by a public hearing noticed and heard 
pursuant to Section 26-92-120 and 26-92-140 of the Sonoma County Code. 

 
36. In any case where a Use Permit has not been used within two years after the date of the 

granting thereof, or for such additional period as may be specified in the permit, such 
permit shall become automatically void and of no further effect, provided however, that 
upon written request by the applicant prior to the expiration of the two-year period the 
permit approval may be extended for not more than one year by the authority which 
granted the original permit, pursuant to Section 26-92-130 of the Sonoma County Code. 
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Permit and Resource Management Department 
VISUAL ASSESSMENT GUIDELINES 

 
 
PURPOSE 
The purpose of this administrative procedure is to provide guidelines for the assessment of 
visual impacts in the preparation of Initial Studies and Environmental Impact Reports. 
 
GENERAL 
These guidelines provide procedures to guide staff and consultant’s in preparing and analyzing 
visual impacts.  While the analysis of visual impacts involves qualitative judgements, this 
procedure is intended to define a methodology that utilizes to the extent practicable, objective 
standards that can be described and utilized in a consistent manner. 
 
PROCEDURE 
To analyze the visual effects of a specific project the following procedures should be followed. 
 
1. Determine Viewpoints and Characterize Environmental Setting 
 

Project impacts will be analyzed by considering public viewing points.  Public viewing 
points include public roads, public trails, and public parks.  Other public gathering places 
may be considered on a case-by-case basis. Start with topographic maps and aerial 
photos.  Follow up with a “windshield” survey of roads in the vicinity of the project to 
determine where the project would be most visible to the general public.  Consider a 
variety of viewpoints, and not only the point at which the project is most visible.  The 
“baseline” environmental setting of viewpoints should be discussed in terms of existing 
physical features, as well as applicable regulations pertaining to development and 
scenic resources. 

 
2. Prepare Photos to Illustrate Visual Impacts 
 

Photographic analysis is required to evaluate potential visual impacts.  Architectural 
renderings can be used for design considerations, but are discouraged in visual impact 
analysis because they tend to soften the effects.   The visual impact analysis focuses on 
the mass, scale and contrast of the structure in relation to its surrounding. 

 
A. For smaller projects, or projects located within or near urban service areas, staff 

shall coordinate with the applicant to construct story poles, or tethered balloon 
clusters that accurately represent the height and location of the project.  The 
story poles or balloon tethers should be marked with bright red, orange or similar 
color at 5-foot intervals to provide a reference scale on the photos.   In some 
instances a notice to the area residents describing the purpose for the story 
poles should be provided and/or site visit should be arranged for the decision-
making body. 

 
Take photos of the site from the various viewpoints identified in Step 1, or 
require the applicant’s representative or consultant to provide photos taken from 
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the selected viewpoints along with a site plan illustrating the location and height 
of each story pole and the viewpoints for the photos.  If telephoto photos are to 
be taken, be sure that a similar photo is taken that represents the view seen by 
the human eye.  A 360 degree panoramic view, taken from where the project will 
be located, is helpful to convey the surrounding landscape. 

 
The photos should be marked by outlining the proposed structure using the story 
poles or balloons as a guide for the roof line and corners of the structure.  In 
some instances, offsite views may be at such a distance, that the balloons or 
story poles are not readily apparent in the photos without the use of a telephoto 
lens – include both telephoto and normal eye view in these instances may be 
needed to illustrate the structure. 

 
B. For more larger or complex projects, or projects located within a scenic resource 

area, a digitized photo simulation may be required.  Prior to the preparation of a 
photo simulation, staff should review and determine the number and location of 
viewpoints required.  Simulations should illustrate the project upon completion 
without mature landscaping.  Additional simulations can show landscaping at 
maturity.   

 
C.  For hillside developments and other developments proposing exceptions to 

height limits, the applicant must submit cross-sections drawn to scale from 
beyond the structures, down to the road or public viewing areas. The scale used 
must be equal on the vertical and horizontal axis and must not be minimized or 
exaggerated in any dimension.  Amounts of cuts and fills must be specified, 
including all roads, parking, retaining walls, pier walls, and excavations (for 
foundations, caves etc.).  Decking and accessory structures must also be shown 
if applicable. The source of all fill materials must be identified and the location 
and extent of any spoils must also be identified on the site plan.  

 
D.  In some cases, a computer analysis of the topography will be used to illustrate a 

site’s visibility.  The program will render an analysis of the landscape from certain 
viewpoints without vegetation, to determine what areas or landforms are visible 
or might be visible without vegetation.  Many viewpoints along the public road 
should be used to render the visibility.  This method can also be used to help 
define building envelopes that are screened by the existing topography.  

 
The following tasks are appropriate for visual assessments prepared by consultants: 

 
1. Photograph site from viewpoints determined in Step 1 above.  Verify site 

photography locations on field maps for use with computer model of the 
proposed project.  Delineate additional field references to help verify the 
computer modeling and viewpoint locations. 

 
2. Prepare baseline photographs from selected viewpoints for the simulations. 

 
 3. Develop plan and section figures describing the visual conditions within the 

project viewshed. 
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4. Produce a 3D realistic computer model of the proposed project using 

topographic, architectural and landscape drawings of project.  Use AutoCAD or 
other appropriate software to develop the 3D terrain and architectural aspects of 
the model.  

 
5. Additional simulations may be done to illustrate the effect of mitigation from 

landscape screening growth at 5- or 10-year intervals following construction. 
 
6. Apply the proposed building materials and paint colors to the model and render, 

duplicating the view angle, distance, lighting conditions and time of year in the 
existing conditions photograph.  Use existing elements in the baseline 
photograph as control points to register the model to the photograph.  Repeat for 
each viewpoint. 

 
7. Verify viewpoint accuracy using computer plot overlays on base photographs. 

 
8. Digitize base photographs for each selected viewpoint. 

 
9. Produce visual simulations that accurately show the proposed project (“before 

and after”) for each selected viewpoint. The simulations should represent the 
mass, scale, density and proposed grading of the project. The computer 
simulation must include: all grading including roadways, driveways, landscape 
and parking areas and tree removal for required fire breaks; all structures and 
ancillary facilities; and landscaping at the time that construction is completed. 

 
10. Analyze project impacts as described below. 

 
3. Characterize the Site’s Sensitivity  
 

In the next step, the visual sensitivity of the project site should be given a rating of low, 
moderate, high or maximum using the following criteria in Table 1. 

 
Table 1 

Site Sensitivity  
 

Sensitivity Characteristics 

Low The site is within an urban land use designation and has no land use or 
zoning designations protecting scenic resources.  The project vicinity is 
characterized by urban development or the site is surrounded by urban 
zoning designations and has no historic character and is not a gateway to a 
community.  The project site terrain has visible slopes less than 20 percent 
and is not on a prominent ridgeline and has no significant natural vegetation 
of aesthetic value to the surrounding community. 
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Moderate The site or portion thereof is within a rural land use designation or an urban 
designation that does not meet the criteria above for low sensitivity, but the 
site has no land use or zoning designations protecting scenic resources.   
The project vicinity is characterized by rural or urban development but may 
include historic resources or be considered a gateway to a community.  This 
category includes building or construction sites with visible slopes less than 
30 percent or where there is significant natural features of aesthetic value 
that is visible from public roads or public use areas (i.e. parks, trails etc.). 

High The site or any portion thereof is within a land use or zoning designation 
protecting scenic or natural resources, such as General Plan designated 
scenic landscape units, coastal zone, community separators, or scenic 
corridors.  The site vicinity is generally characterized by the natural setting 
and forms a scenic backdrop for the community or scenic corridor.  This 
category includes building and construction areas within the SR designation 
located on prominent hilltops, visible slopes less than 40 percent or where 
there are significant natural features of aesthetic value that are visible from 
public roads or public use areas (i.e. parks, trails etc.).  This category also 
includes building or construction sites on prominent ridgelines that may not 
be designated as scenic resources but are visible from a designated scenic 
corridor.   

Maximum The site or any portion thereof is within a land use or zoning designation 
protecting scenic resources, such as General Plan designated scenic 
landscape units, coastal zone, community separators, or scenic corridors.  
The site vicinity is generally characterized by the natural setting and forms a 
scenic backdrop for a designated scenic corridor.  This category includes 
building or construction sites within the scenic resource designation on or 
near prominent ridgelines, visible slopes greater than 40 percent or where 
there are significant natural features of aesthetic value that are visible from a 
designated scenic corridor.  

 
Note: A ridgeline is a landform which, when viewed from a public street or other public use area 
(parks, trails etc.) is silhouetted against the sky and where no earth backdrop is provided by the 
subject or contiguous property. 
 
4. Determine Visual Dominance 
 

The visual dominance of the project is determined by comparing the contrast of the 
following elements or characteristics of the project with its surroundings and giving a 
rating of inevident, subordinate, co-dominant, or dominant: 

 
• Form:  shape, geometry, complexity 
• Line:  the edge of the shape, boldness, complexity of silhouette, orientation 
• Color:  reflectivity, hue (actual color), value (dark or light) 
• Texture:  surface characteristics, randomness, grain (fine or coarse) 
• Night Lighting 
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Based on the criterion listed above, define the visual dominance of the project as 
described in Table 2. 

 
Table 2 

Visual Dominance 
 

Dominance Characteristics 

Dominant Project elements are strong – they stand out against the setting 
and attract attention away from the surrounding landscape.  
Form, line, color, texture, and night lighting contrast with existing 
elements in the surrounding landscape.  

Co-Dominant Project elements are moderate – they can be prominent within the 
setting, but attract attention equally with other landscape features.  
Form, line, color, texture, and night lighting are compatible with 
their surroundings. 

Subordinate Project is minimally visible from public view.  Element contrasts 
are weak – they can be seen but do not attract attention.  Project 
generally repeats the form, line, color, texture, and night lighting 
of its surroundings. 

Inevident Project is generally not visible from public view because of 
intervening natural land forms or vegetation. 

 
 
5. Determine Significance of Visual Impacts  
 

The determination of visual impact significance is made by: 
 
 a. Establishing the level of visual sensitivity of the site using the criteria discussed 

Table 1. 
 

b. Characterizing the visual dominance of the project by comparing the project’s 
form, line, color, texture, and lighting against that of the surrounding area as 
described in Table 2. 

 
c. Determining significance of the visual impact by comparing site sensitivity with 

visual dominance of the project in accordance in Table 3. 
 
 

Table 3 
Thresholds of Significance  

for 
Visual Impact Analysis 

 
 Visual Dominance 
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Sensitivity Dominant Co-Dominant Subordinate Inevident 

Maximum Significant Significant Significant Less than 
significant 

High Significant Significant Less than 
significant 

Less than 
significant 

Moderate Significant Less than 
significant 

Less than 
significant 

Less than 
significant 

Low Less than 
significant 

Less than 
significant 

Less than 
significant 

Less than 
significant 

 
 
6.   Mitigation Measures.   Possible mitigation measures for visual impacts include the 

following:  
 
• Limit the extent of grading, tree removal, amount of cuts and fills, length of roadways, 

height of retaining walls and areas for building envelopes.  Conservation easements 
may be appropriate to protect viewsheds and sensitive visual resources. 

 
• Building envelopes may need to be adjusted or moved back to avoid the most visible 

locations and/or reduced in size to protect vegetation that may screen the structures.  
Structures could be limited in their size or height to reduce bulk and contrast. 

 
• Color and texture of building materials should be consistent with the surrounding 

environment.  Non-reflective surfaces and darker colors should be utilized to avoid glare 
and contrast. 

 
• Require screening vegetation and landscape plans subject to Design Review. 
 
• Require exterior lighting plans subject to Design Review.  Exterior lighting shall be low 

mounted, downward casting and fully shielded to prevent glare.  Lighting shall not wash 
out structures or any portions of the site.   Light fixtures shall not be located at the 
periphery of the property and  shall not spill over onto adjacent properties or into the 
sky.  Flood lights are not permitted.  Parking lot fixtures should be limited in height (20-
feet).  All parking lot and/or street light fixtures shall use full cut-off fixtures.  Lighting 
shall shut off automatically after closing and security lighting shall be motion-sensor 
activated. 

 
• Lighting plans should be designed to meet the appropriate Lighting Zone standards from 

Title 24 effective October 2005 (LZ1 for dark areas, LZ2 for rural, LZ3 for urban). 



 * DRC comments enclosed  
 
 

DESIGN REVIEW COMMITTEE RECORD OF ACTION 
March 4, 2020 

ITEM NO: 
Time: 
File No.: 

1       
1:30 pm  
UPE19-0062 

Subject: 
 Applicant:  
Staff:  

 Major Freestanding Commercial Telecommunications Facility  
Epic Wireless LLC 
Marina Herrera 

Location:  5651 Bohemian Highway, Camp Meeker 
APN: 075-030-011 Supervisorial District:  No.  5 

Proposal: Preliminary design review request for installation of a new Major Freestanding 
Commercial Telecommunications Facility, including a 135-foot high faux tree 
monopole (mono-pine), associated ground equipment cabinet, 30KW generator 
and a 190 gallon diesel fuel tank for the purpose of backup emergency power, 
located within a 900 square foot lease area, enclosed by a six foot fence 
located on a 311 acre parcel. 

Last Review: (No prior meeting meeting) 

CEQA Status: Under Review 

Zoning: Split Zoned: Land Extensive Agriculture (LEA – 120 acre density) Resources 
and Rural Development (RRD – 120 acre density) Accessory Dwelling Unit 
Exclusionary Zone (Z) Biotic Habitat (BH) Riparian Corridor (RC50/50, 50 foot 
setback) Scenic Resource (SR – Scenic Corridor) 

ATTENDANCE  
Committee:  
Staff: 
Applicant: 
Others: 

 
Don McNair, Jim Henderson, Derik Michaelson 
Marina Herrera 
Ashley Smith, Epic Wireless LLC 
Anela La Follath, concerned community member 

REVIEW LEVEL: ☒ Preliminary ☐ Final Review ☐ Concept / Referral  

DRC ACTION:  FINAL REVIEW COMPLETE * 

 Approval Revisions Final Details Staff Review 
Project Design:       

Site Plan:         
Architecture:         
Parking Design:         
Landscaping:         
Color/Materials:         
Signage:         
Lighting:         
Other:         

 
 
 

VOTE: ☒ Don McNair ☒ Jim Henderson ☒ Derik Michaelson 

 Ayes:   3     Noes:   0     Absent:   0     Abstain:   0     



COUNTY OF SONOMA COUNTY 
DESIGN REVIEW COMMITTEE RECORD OF ACTION 

 COMMENTS & CONDITIONS 
 
 Applicant:   Epic Wireless LLC 
 Address:  5651 Bohemian Hwy, Camp Meeker 
 APN:  075-030-011  
  

 Date:  March 4, 2020 
 File: UPE19-0062 
 Action: FINAL REVIEW COMPLETE 
 

NOTE: Applicants shall submit project revisions for further consideration as specified below. A written 
response addressing each comment is required. Responses to final review comments shall be confirmed 
by planning staff before permit issuance. 
 
 
GENERAL 
1. Proposed mono-pine height and design blends in with existing site characteristics, vegetation and 

topography, allowing minimal to no visibility from off-site public roads.  
2. DRC recommends in favor of design approval as proposed provided the applicant secures related 

land use entitlements and meets applicable conditions of approval during permitting. 
 
SITE PLAN  
3. Recommend approval 
 
ARCHITECTURE 
4. Recommend approval 
 
PARKING / CIRCULATION  
5. No comments specified 
 
LANDSCAPING 
6.  No comments specified 
 
COLORS / MATERIALS  
7. Recommend approval  
 
LIGHTING   
8. No comments specified – project design shall conform to applicable Federal and County standards  
 
SIGNAGE  
9. No comments specified – project shall conform to applicable Federal and County standards  
 
OTHER 
10. No comments specified 
 
 
PUBLIC COMMENTS 

☒ None  ☐ Attached  ☐ Noted below: 

ATTACHMENTS 

☒ None  ☐ Public comments 
☐ Final conditions ☐ Code reference 
☐ CEQA determination ☒ Other:   
 



Resolution Number  
 
County of Sonoma 
Santa Rosa, California 
 
July 9, 2020 
UPE19-0062 

 
RESOLUTION OF THE BOARD OF ZONING ADJUSTMENTS, COUNTY OF 
SONOMA, STATE OF CALIFORNIA, APPROVING A USE PERMIT FOR A 
MAJOR FREESTANDING COMMERCIAL TELECOMMUNICATION FACILITY 
TO AT&T MOBILITY FOR THE PROPERTY LOCATED AT 5651 BOHEMIAN 
HIGHWAY, CAMP MEEKER; APN 075-030-011 

 
WHEREAS, the applicant, Ashley Smith, representing Epic Wireless Group, LLC DBA AT&T Mobility filed a 
Use Permit application with Permit Sonoma on September 30, 2019 for a Major Freestanding 
Commercial Telecommunication Facility, including a 135-foot high monopole in the form of a faux pine 
tree, associated ground equipment, and a 30kw generator with a backup battery for emergency power; 
and  
 
WHEREAS, the equipment is located within a 900 square foot fenced lease area, to be accessed by a 
gravel maintenance driveway constructed off existing access, on a 311 acre parcel at 5651 Bohemian 
Highway, Camp Meeker; APN 075-030-011; and  
 
WHEREAS, the project site is split zoned  Land Extensive Agriculture (LEA – 120 acre density), Resources 
and Rural Development (RRD – 120 acre density), Accessory Dwelling Unit Exclusionary Zone (Z), Biotic 
Habitat (BH) Riparian Corridor (RC50/50, 50 foot setback) Scenic Resource (SR – Scenic Corridor), in 
Supervisorial District number 5; and 
 
WHEREAS, in accordance with the provisions of the law, the Board of Zoning Adjustments held a duly 
noticed public hearing on July 9, 2020, at which time all interested persons were given an opportunity to 
be heard. 
 
NOW THEREFORE BE IT RESOLVED that the Board of Zoning Adjustments determines that the project is 
Categorically Exempt from the California Environmental Quality Act (CEQA), pursuant to Section 15303 
(New Construction or Conversion of Small Structures) as the lease area will cover 900 square feet and 
environmental effects of the project would be negligible. There are no facts or circumstances that would 
support an exception to the categorical exemption for this project. 
 
BE IT FURTHER RESOLVED that the Board of Zoning Adjustments hereby approves the requested Use 
Permit, subject to the Conditions of Approval as set forth in Exhibit “A”, attached hereto and 
incorporated herein by reference, pursuant to the following findings: 
 

1. The project is consistent with the General Plan land use designation of Resources and Rural Development, 
and General Plan Policies including, Policy PF-2u: “Review proposals for public and private 
telecommunication facilities for consistency with General Plan policies and adopted siting and design 
criteria.” The tower design of a mono-pine will help screen the proposed facility and antennas and blend 
in with existing vegetation and topography within the project vicinity. The site is mostly screened from 
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public viewpoints by mountainous topography, natural vegetation, as well as sparse and winding public 
roads that create few vantage points along Bohemian Highway. Grading will be limited and entirely within 
the 900 square foot lease area. Due to the dense, mature vegetation, site elevation and topography the 
project would not pose any significant visual impact. Provision of a telecommunications tower in this site 
will help to close gaps in wireless service for both people in transit or indoors.   
 

2. The proposed project is consistent with the requirements for siting a telecommunications tower within 
the RRD (Resources and Rural Development) zoning designation, because the proposal has demonstrated 
through an alternatives site analysis which meets the requirements of Section 26.88.130(a)(3)(xiv) that 
there is no other technically feasible method of providing the needed service. The applicant has prepared 
a visual analysis utilizing photo simulations as required by Section 26-88-130 subsection (b)(1)(iii), which 
identifies the potential visual impacts at design capacity of the proposed facility and demonstrates that 
screening, siting and design as described above will result in acceptable visual impacts for the project. 

 
3. The proposed project is consistent with the requirements for siting a telecommunications tower with an 

SR (Scenic Resources) zoning designation because the proposal has presented a visual analysis that meets 
the requirements of Section 26-64-040(c), based on the facts stated in findings 1 and 2 above, and an 
alternatives analysis that meets the requirements of Section 26-88-130(a)(3)(xiv). 

 
4. The project is consistent with Section 26-88-130 (Telecommunication Facilities) of the Zoning Code in that 

the faux pine tree design minimizes visual impacts and is compatible with the neighborhood and character 
of the area because it utilizes the vegetation and topography of the site to blend the facility with the 
surrounding environment.    
 

5. The project as conditioned will not be detrimental to the health, safety, peace, comfort and general 
welfare of persons residing or working in the neighborhood, nor be detrimental or injurious to property 
and improvements in the neighborhood or the general welfare of the area:  
a) The antennas on the monopine cell tower will not exceed 135 feet in height;  
b) The facility will operate without disruption and enhance public safety by providing improved 

telecommunications service, including during times of power outages;  
c) Exterior lighting will be motion-sensored, low-mounted, downward casting and fully shielded to 

prevent glare. Lighting will not wash out structures or any portions of the site. Light fixtures will not 
be located at the periphery of the property and will not spill over onto adjacent properties or into the 
night sky. Flood lights are not permitted.  Additionally, lighting plans will be designed to meet the 
Lighting Zone (LZ1 for dark areas, LZ2 for rural, LZ3 for urban) standards from Title 24, effective 
October 2005; 

d) The facility will operate below the maximum allowed exterior noise exposures of 50 dBA during 
daytime hours and 45 dBA during nighttime hours; 

e) The facility will be operated in compliance with the most current standard governing the limitation of 
human exposure to nonionizing electromagnetic radiation (NIER) used by the Federal 
Communications Commission applicable to the facility; 

f)  The entire facility, including all equipment, towers, antennas, etc., must be removed and the site 
restored to its pre-construction condition or other authorized use on abandonment or termination of 
the use; 

g) The applicant’s Federal Communications Commission license requirements require the applicant to 
mitigate any interference with local television or radio reception caused by the facility; 

h) The facility must provide adequate warning of potential hazards as well as location and operator 
identification and a telephone number for public contact. 
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BE IT FURTHER RESOLVED that the Board of Zoning Adjustments designates the Secretary as the 
custodian of the documents and other material that constitute the record of proceedings upon which 
the Board’s decision herein is based. These documents may be found at the Permit Sonoma offices, 
2550 Ventura Avenue, Santa Rosa, CA 95403. 
 
BE IT FURTHER RESOLVED that the Board of Zoning Adjustments action shall be final on the 11th day 
after the date of the Resolution unless an appeal is taken pursuant to Sonoma County Code Section 26-
92-160. 
 
THE FOREGOING RESOLUTION was introduced by Commissioner           , who moved its adoption, 
seconded by Commissioner           , and adopted on roll call by the following vote: 
 

Commissioner  
Commissioner  
Commissioner  
Commissioner  
Commissioner  
 
Ayes:         Noes:         Absent:          Abstain:  

 
WHEREUPON, the Chair declared the above and foregoing Resolution duly adopted; and  
 

SO ORDERED. 
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